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TO     :   Members  of  City  Planning  Commission 

FROM   :   Director  of  Planning 

SUBJECT:   Proposed  Land  Use  Plan  for  Lake  Merced  Community- 
Area  . 


The  attached  report  is  the  first  community  land 
use  plan  which  has  been  prepared  in  connection  with  the 
revision  of  the  zoning  ordinance*   It  has  been  prepared  by 
Mr.  Spangle,  City  Planner,  under  the  general  guidance  of 
the  Principal  Consultant  and  with  active  participation  by 
the  Master  Plan  Division  of  the  regular  staff. 

The  proposed  plan  for  the  Lake  Merced  area  rep- 
resents a  further  development  and  refinement  of  the  Land 
Use  Plan  which  was  officially  adopted  by  the  Commission  as 
part  of  the  Master  Plan  of  San  Francisco  in  December,  1945, 
The  population  density  pirn  has  been  modified  in  line  with 
recent  thinking. 

Recommended  Action.   That  the  Commission  consider 
tne  proposecPlana  use  plan  for  the  Lake  Mo reed 
community  area,  discuss  it  with  interested  officials 
in  the  city  government  and  persons  in  the  area  con- 
cerned, and  tentatively  approve  the  report  as  an 
expression  of  the  Commission's  current  recommenda- 
tions for  the  development  of  this  area. 

Upon  the  completion  of  land  use  plans  for  the 
fifteen  or  more  other  community  areas  in  the  city  end  the 
revised  general  land  use  plan  for  the  entire  city,  the 
commission  will  consider,  make  necessary  modifications  and 
adjustments,  and  take  formal  action  amending  the  present 
Lend  Use  Section  of  the  official  Master  Plan. 


T.^J".  Kent?  Jr>, 
Director  of  Planning, 
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SUMMARY    OF    RECOMMENDATIONS 

LAND  USE 

A.  The  lend  use  pirn  as  herein  set  forth  is  a  guide  for 
the  future  development  of  the  Lake  Merced  Community 
area.   The  plan  provides  for  the  following  land  uses 
and  community  facilities: 

1.  Four  types  of  residential  use. 

2.  A  community  shopping  district  and  three  neighbor- 
hood shopping  centers. 

3.  Two  elereent?ry  schools. 

4.  Two  neighborhood  playfields  and  playgrounds  for 
small  chilircn. 

5.  A  fire  station,  branch  library  and  health  center. 

6.  Churches  and  other  institutional  uses. 

Regulations 

B.  Proposals  for  development  of  private  lr-nds  should  be 
evaluated  in  relation  to  their  conformity  with  the  plan. 
The  following  means  of  regulation  are  recommended: 

1.  Control  of  development  of  new  areas  by  stipula- 
ting desired  conditions  when  zone  changes  are 
granted.   The  most  important  stipulations  are: 

a)  That  large  scale  development  be  in  conform- 
ity with  an  approved  site  plan. 

b)  That  population  density,  building  coverage, 
yards  and  open  space  be  in  conformity  with 
the  land  use  plan. 

c)  That  adequate  off-street  parking  be  provided 
in  commercial  centers. 

2.  A  new  comprehensive  zoning  ordinance  that  will  give 
adequate  protection  to  existing  developed  areas. 
The  present  ordinance  is  inadequate  because  it  con- 
tains no  regulations  covering  building  height,  lot 
area,  yard,  or  building  coverage. 

3.  Control  of  new  subdivisions  through  the  minimum 
lot  size  ordinance  and  control  of  street  layout 
through  review  of  tentative  subdivision  maps  by 
the  Planning  Commission, 


■ 


Summery  cf  Recommendations  cont'd. 

public  Action 

C.  Action  should  be  taken  to  acquire,  reserve  or  relocate 
the  following  sites  for  public  facilities: 

1.  Eleven  acres  in  Parkmerced  neighborhood  for  play- 
field. 

2.  One  acre  adjacent  to  community  shopping  district 
for  branch  library  and  health  center. 

3.  Two  acres  for  playground  for  small  children  in 
Lakeshore  Park. 

4.  Relocate  Lake  Merced  Elementary  School. 

5.  Relocate  fire  station. 

6.  Interior  block  playgrounds  for  small  children  in 
the  portion  of  the  Winston  subdivision  not  other- 
wise served  by  small  childrens'  playgrounds. 

D.  Improvement  pirns  should  be  made  for  public  facilities 
and  their  construction  should  be  included  in  annual 
capital  improvement  programs  with  priorities  in  proper 
relation  to  other  projects. 
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INTRODUCTION 


Ad jr cent  to  Loke  Merced  there  is  one  of  the  few  remaining 
large  undeveloped  areas  in  San  Francisco.   It  is  possible, 
therefore ,  for  a  community  -  a  planning  unit  within  the 
city  -  to  he  developed  in  accordance  with  a  modern  plan  to 
provide  ell  necessary  facilities  for  its  residents. 

The  community,  end  the  neighborhoods  that  combine  to  make 
up  the  community,  are  basic  elements  in  planning  the  city. 
It  has  been  assumed  in  developing  the  Land  Use  Flan  for 
the  Lake  Merced  community  area  that  the  community  is,  in 
certain  respects,'  a  self-contained  unit  end  that  facili- 
ties provided  in  the  community  should  be  evaluated  in  re- 
lation to  the  needs  of  the  people  who  will  live  there. 

The  Lake  Merced  community  area  as  shown  on  Plate  I  com- 
prises 721  acres  and  is  bounded  on  the  north  by  Sloat 
Boulevard;   on  the  east  by  Junip^  ro  Serrc.  Boulevard;  on 
the  south  by  Stanley  Drive  and  on  the  west  by  Lake  Merced 
Boulevard  and  Sunset  Boulevard. 

The  area  north  of  Sloat  Boulevard  is  i lready  developed, 
mainly  with  25  foot  row  houses,   To  the   erst  much  of  the 
adjoining  area  is  occupied  by  detached  single-family  homes 
of  superior  quality.   On  the  south  the  community  frees  the 
San  Francisco  Golf  and  Country  Club.   Open  space  adjoin- 
ing the  western  community  boundary  includes  the  Harding 
Municipal  Golf  Course,  beautiful  Lake  Merced  and  adjacent 
park  lands,  and  the  Ocean.   This  provides  the  Lake  Merced 
community  area  with  a  remarkably  attractive  setting. 

within  the  confines  of  the  community,  present  development 
includes  two-story  multiple-family  dwellings  in  Parkmerccd 
(reference  area  5  as  shown  on  Plate  2),  a  smell  area  of 
single-family  row  houses  (reference  area  1),  and  three  dis> 
tinct  districts  of  single-family  detached  homes.   In  ref- 
erence area  2,  homes  are  built  on  lots  40  feet  wide.   Lot 
width  in  reference  area  3  is  50  feet  and  in  reference  area 
4,  33  feet. 

A  57  acre  site  for  the  San  Francisco  St-te  College  and 
209  acres  of  vacant  land  now  in  the  process  of  being  plan- 
ned for  development  by  three  separate  owners  make  up  the 
balance  of  the  community  ares. 
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II    PRESENT  LAND  USE  AND  ZONING 


Present  zoning  is  shown  on  Plate  3.   Seven  acres  ere  now 
classified  for  commercial  use.   One  hundred  and  two  acres 
are  in  second  residential  districts  in  which  all  types 
of  multiple  dwellings  are  allowed.   The  remainder  of  the 
community  area  is  classified  first  residential  and  re- 
stricted to  single-family  dwellings.   It  should  be  noted 
that  the  entire  undeveloped  area'*  in  the  first  residential 
district. 

Existing  Land  Use  is  shown  on  Plate  4.   The  present  pattern 
of  land  use  presents  no  serious  problems  in  relation  to  the 
ultimate  development  of  the  community.   Population  densities 
(net  residential)  vary  from  29  persons  per  acre  in  the  first 
residential  section  with  50  foot  lots  to  81  persons  per  acre 
in  Parkmerced.   (See  Table  C,  "Comparative  Standards"). 
Building  coverages  in  the  residential  areas  now  built  vary 
from  a  maximum  of  bbfi   in  the  row  house  section  to  a  minimum 
of  35$  in  parkmerced. 

The  only  existing  developed  commercial  area,  2.4  acres  on 
Ocean  Avenue,  in  the  Lakeside  tract  west  of  Junipero  Serra 
Boulevard,  will  not  be  adequate  to  serve  the  future  popula- 
tion.  It  is  too  small,  has  no  off-street  parking  facili- 
ties, and  is  located  near  the  extreme  north-east  corner  of 
the  community.   The  business  capacity  of  this  center  is 
definitely  limited  by  inadequate  parking  space. 
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Ill    PROPOSED  EXTENT  AND  DISTRIBUTION  OF  LAND  USES 


The  proposed  extent  and  distribution  of  land  uses  for  the 
Lake  Merced  community  area  ere  shown  on  Plate  5.   Based 
on  this  proposed  plan  for  land  use  it  is  estimated  th~t 
the  future  population  of  the  community  will  be  approxi - 
rr.ctely  22,000  (See  Table  A).   An  anlysis  of  the  relation- 
ships of  the  various  classes  of  uses  to  the  community  is 
given  in  Table  B. 

Four  classes  of  residential  uses  are  proposed  by  the  plan; 
Single-family  detached;  single -family  row;  low  density 
multiple-family  in  low  buildings  (2-3  story)  and  medium 
density  multiple-family  in  tall  buildings  (6-8  story). 
Population  densities  proposed  by  the  plan  are  shown  on 
Plate  6.   Plate  7  indicates  amount  of  private  open  space 
considered  desirable  in  the  various  residential  districts. 
The  term  "private  open  space'  is  used  herein  to  mean 
space  on  the  individual  lot  exclusive  of  buildings. 

The  amount  and  disposition  of  such  open  space  has  an  im- 
portant bearing  on  the  desirability  of  residential  areas. 
Table  C  is  a  summary  of  population  densities,  open  spaces, 
and  building  coverages  now  existing  and  proposed  in  the 
community. 

A.   Residential  Uses. 

Single -family  Residential.   The  plan  allots  183  acres  or 
2v.5  percent"  of  the"  area  of  the  community  to  single-family 
residential  use.   Of  this  total,  120  acres  is  now  sub- 
divided and  partially  developed.   It  is  recommended  that 
the  present  pattern  of  development  be  adhered  to  in  build- 
ing on  the  remaining  vacant  lots  in  the  existing  subdivis- 
ions . 

The  remaining  63  acres  alloted  to  single-family  attached 
residential  use  are  in  the  Lakeshore  Park  #3  subdivision, 
which  is  now  in  the  process  of  development.   It  is  recom- 
mended that  the  minimum  lot  width  in  this  section  be  33 
feet. 

Multiple-family  Residential.   A  total  area  of  163  acres  is 
allocated  to  multiple -family  residential  use  by  the  plan. 
Parkmerced  occupies  102  acres  of  this  and  about  75$  of  this 
area  is  now  developed.   It  is  recommended  that  future  de- 
velopment in  parkmerced  be  of  the  same  type  and  conform 
to  the  same  standards  of  population  density  and  building 
coverage  as  now  exist  in  that  project. 
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The  total  area  allocated  to  multiple-family  residential 
use  is  larger  than  would  he  considered  necessary  or  de- 
sirable for  a  community  area  in  this  prrt  of  the  city  under 
most  circumstances.   However,  because  the  south  and  west 
boundaries  of  the  community  adjoin  L"ke  Merced  and  two 
golf  courses,  this  community  area  is  provided  with  an 
exceptionally  large  amount  of  effective  open  spree,  rnd 
has  a  very  unusual  opportunity  to  capitalize  on  excellent 
views.   The  multiple-family  residential  areas  as  indie: ted 
on  Plate  5  are  an  integral  part  of  the  plan  and  are  related 
to  the  shopping  centers  and  the  surrounding  single-family 
residential  districts  in  such  a  way  as  to  provide  the  basis 
for  an  efficient  and  well  balanced  community. 

Apartment  houses  and  other  types  of  multiple-family  resi- 
dences are  not  necessarily  detrimental  to  surrounding 
single-family  residence.   Under  proper  conditions  it  is 
possible  to  introduce  successfully  large  scale  multiple- 
family  rental  developments  into  what  are  otherwise  single- 
family  districts,   population  density,  building  coverage 
and  open  space  must  be  compatible  with  that  in  the  sur- 
rounding area  and  the  site  for  the  multiple-family  develop- 
ment must  be  large  enough  to  allow  the  development  to  be 
designed  so  as  to  provide  proper  transitional  elements  be- 
tween differing  types  of  land  use.   Plate  8  indicates  a 
desirable  modern  type  of  development  for  the  proposed  ad- 
ditional multiple -family  area.   Two  primary  types  of 
multiple-family  units  arc  proposed. 

Two-story  row  house  units  with  a  maximum  building  coverage 
of  34$  arc  recommended  for  the  area  adjacent  to  Nineteenth 
Avenue  and  the  area  surrounding  the  Lakeshore  Park  neigh- 
borhood shopping  center.   A  population  density  (net  resi- 
dential) of  60  persons  per  acre  is  recommended  for  this 
type  of  unit.   This  will  provide  a  proper  transition  be- 
tween single-family  residences  and  other  more  intensive 
uses . 

It  is  proposed  th^t  the  remaining  multiple  family  area  be 
developed  with  tall  apartments  (6-8  story)  with  net  resi- 
dential densities  varying  from  75  to  100  persons  to  the 
acre  and  with  building  coverage  less  than  20$  in  all  cases. 
Tall  buildings  sprced  widely  apart  are  proposed  for  this 
pert  of  the  community  area  in  order  to  capitalize  on  the 
inherent  advantages  of  the  site. 

The  entire  community  area  was  considered  in  developing  the 
plan  and  tr  11  buildings  were  located  so  as  not  to  interfere 
with  privacy  of  adjoining  low  buildings.   Spacing  of  tall 
buildings  was  also  carefully  planned  so  that  no  building 
would  be  in  the  shade  of  any  other  building. 
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In  developing  the  plan  the  amount  of  private  open  spree  per 
person  was  used  as  b  primary  measure  of  the  relative  quality 
of  living  space.   Standards  for  allowable  population  density 
and  building  coverage  were  developed  from  studies  of  build- 
ing types  and  site  plans  in  relation  to  the  amount  of  pri- 
vate open  space  provided. 

In  order  to  provide  living  space  of  a  quality  comparable 
to  that  in  adjoining  single-family  districts  a  minimum  of 
330  squrre  feet  of  private  open  space  per  person  is  required, 
This  ".'ill  allow  population  densities  up  to  100  persons  per 
acre  (not  residential)  in  six-story  buildings,  with  20$ 
ground  coverage.   These  tall  buildings  in  a  park-li1  c  set- 
ting would  give  San  Francisco  a  development  ranking  with 
the  best  and  most  advanced  in  the  world. 

B.   Commercial  Uses. 

The  plan  provides  a  total  commerical  area  of  24  acres  for 
the  Lake  Merced  community  area.   This  provides  1.1  acres 
of  commercial  use  per  thousand  persons.   This  is  more  than 
required  to  conform  with  recognized  standards  and  is  pro- 
posed in  order  to  provide  sufficient  space  in  the  community 
shopping  center  to  c^.re  for  the  possible  expansion  of  the 
community  to  the  south  in  the  event  the  San  Francisco  Golf 
and  Country  Club  were  ever  developed  for  residential  pur- 
poses . 

A  community  shopping  district  is  proposed  on  the  west  side 
of  Nineteenth  Avenue  opposite  Winston  Drive.   A  total  of 
12.6  acres  is  allocated  for  commercial  use  in  this  loca- 
tion.  Two  square  feet  of  off-street  parking  area  for  each 
square  foot  of  floor  ares  in  buildings  should  be  provided. 
This  would  result  in  8.4  acres  of  parking  area  and  4.2 
acres  for  buildings. 

Three  neighborhood  shopping  centers  and  a  community  shop- 
ping district  are  proposed  by  the  plan  (Sec  Plate  11). 
Neighborhood  centers  include: 

1)  lakeside  Shopping  Center.   This  is  the  existing 
center  on  Ocean  "Avenue  between  Nineteenth  Avenue 
and  Junip^ro  Serra  Boulevard.   At  present  there  is 
no  off-street  parking  provided  in  this  center, 
and  the  majority  of  the  2.6  acre  area  included  in 
the  present  commercial  district  is  now  built  up. 
Off-street  perking  is  very  much  needed  and  the 
merchants  in  the  area  should  bo  encouraged  to  take 
steps  leading  to  the  establishment  of  well-designed 
and  properly  developed  parking  facilities. 

2)  Proposed  parkmerccd  Shopping  Center.  A  4.2  acre 
parcel  adjoining  Nineteenth  Avenue  is  now  zoned 
commercial.   This  parcel  is  adequate  in  size  and 
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the  location  is  proper  for  neighborhood  shop- 
ping.  The  original  plans  of  Parkmerced  indi- 
cated th^t  the  Metropolitan  Life  Insurance 
Company  intended  to  reserve  approximately  one  half 
of  this  area  for  parking.   This  standard  should 
be  maintained  when  the  shopping  center  is  developed. 

3)   Proposed  Lake shore  Prrk  Center.   An  area  of  4.6 
acres  is  proposed  adjaceriTTTo  Sloat  Boulcvrrd, 
approximately  1000'  east  of  Sunset  Boulevard,  off- 
street  parking  in  the  ratio  of  one  square  foot  of 
parking  area  to  each  square  foot  of  building  area 
should  be  required  in  this  center. 

The  plan  as  shown  on  Plate  11  would  provide  neighbor- 
hood shopping  f'  cilitics  within  onc-hrlf  mile  of  the 
majority  of  the  residents.   The  proposed  community  shop- 
ping center  would  serve  the  entire  community  area  since 
all  parts  of  the  community  arcn  are  within  a  one  mile 
radius  of  the  proposed  center. 

C .   Institution0!  Us e s  . 

In  general,  space  for  institutional  uses  is  well  provided 
for  in  the  community  area.   One  church  is  now  located  on 
the  northeast  corner  of  Nineteenth  nnd  Ocean  Avenue.   Two 
churches  are  under  construction  on  Nineteenth  Avenue  be- 
tween Eucalyptus  Drive  and  Winston  Drive.   The  location  of 
these  three  churches  on  Nineteenth  Avenue  is  unfortunate  since 
there  is  little  opportunity  to  provide  off-street  parking 
and  congestion  will  be  created  that  will  interfere  with 
traffic  on  Nineteenth  Avenue.   There  is  an  additional 
church  site  on  eucalyptus  Drive.   A  site  for  a  Y.M.C.A. 
adjoins  this  church  site  on  the  east. 

At  present  the  city  has  a  one-acre  site  on  the  west  side 
of  Nineteenth  Avenue  for  a  fire  station.   This  site  is  not 
properly  located  and  it  would  be  extremely  awkward  and  haz- 
ardous to  get  equipment  to  any  point  to  the  north  or  west 
from  this  location.   It  is  proposed,  therefore,  that  this 
site  be  exchanged  for  a  site  of  equivalent  area  located 
on  the  south-west  corner  of  the  int-.-rsection  of  Nineteenth 
Avenue  and  rinston  Drive.   This  loc°tion  would  provide 
safer  and  more  direct  "ccoss  to  all  prrts  of  the  community. 

A  site  for  a  branch  library  is  needed  in  the  community. 
There  should  also  be  space  provided  for  a  health  center 
and  other  small  community  buildings.   It  is  recommended 
that  these  facilities  b^  cor.bined  on  a  one  acre  site  adja- 
cent to  the  community  shopping  district  as  shown  on 
Plate  8. 
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D.  Schools 

Two  elementary  school  sites  are  now  provided  in  the  com- 
munity.  Schools  on  these  sites  with  e  capacity  of  800 
to  900  students  each  will  be  adequate  to  serve  the  needs 
of  the  furture  population  of  the  community.   A  study  of 
the  present  sites  (Plate  9)  shows  that  neither  site  is 
in  exactly  the  right  location.   Topographic  conditions, 
however,  restrict  the  choice  of  location  for  the  Merced 
Manor  school.   Since  the  present  site  is  neer  the  center 
of  population  it  will  serve,  and  only  a  small  percentage 
of  the  people  will  live  more  than  jj  mile  from  the  site, 
the  location  is  considered  resonably  satisfactory. 

The  location  of  the  Lake  !!erccd  School  is  extremely  poor 
•  s  it  is  situated  on  the  very  edge  of  the  neighborhood 
it  serves.   Steps  should  be  taker,  to  relocate  this  school, 
and  since  the  present  buildings  are  "11  temporary  p.nd  a 
potential  site  exists  in  parkmerced,  the  solution  should 
be  relatively  simple  to  effectuate. 

In  addition  to  the  public  schools,  there  is  a  site  for  a 
parochial  school  one  block  south  of  Eucalyptus  Drive  and 
extending  between  Nineteenth  Avenue  and  Junipero  Serra 
Boulevard.   This  school,  when  built,  will  tend  to  decrease 
slightly  the  load  on  the  public  schools. 

The  population  of  the  community  is  not  large  enough  to 
justify  the  location  of  either  a  high  school  or  junior 
high  school  in  the  community,   "ptos  Junior  High  School, 
four  blocks  east  of  Junipero  Serre  Boulevard,  will  be  able 
to  take  care  of  students  from  the  Lake  Merced  community  area 
Two  high  schools,  Abraham  Lincoln  and  £>alboa,  are  within 
reasonable  distance. 

E.  Recreation. 

At  present  there  is  one  site  for  a  neighborhood  playfield. 
This  site  comprises  8.2  acres  end  when  developed  will  serve 
the  north. .rn  portion  of  the  community.   The  only  other 
public  area  at  the  present  time  is  the  reservoir  site- 
between  Sloet  boulevard  and  Ocean  Avenue  in  Merced  Manor. 
This  area  is  landcaped  and  the  concrete  roof  on  the 
reservoir  provides  a  play  sp:.co  for  small  children. 

In  Parkmerced,  the  Metropolitan  Life  Insurance  Company  in- 
dicted an  11  e.cre  open  arec  on  their  original  plans  in 
addition  to  small  interior  block  playgrounds.   Steps  should 
be  taken  to  make  certain  tart  the  open  aree  will  be  pre- 
served for  a  playfield.   This  area  could  also  provide  the 
site  for  the  Lake  Merced  Elementary  School,  if  the  school 


is  relocated  as  recommended.   (See  Plate  9).   A  neigh- 
borhood center  should  be  developed  in  Perkmerced  with  the 
playfield  and  elementary  school  being  the  major  elements. 

No  large  community  playfield  is  proposed.   The  two  neigh- 
borhood playfields,  plus  the  use  of  the  undeveloped  city 
park  west  of  Sunset  Boulevard  should  provide  adequate 
recreation  facilities  for  the  community  if  the  areas  are 
properly  developed. 

Private  interior  block  playgrounds  provide  reasonably 
adequate  play  spaVe  for  small  children  in  Parkmerced.   An 
additional  playground  for  small  children  should  however  be 
provided  in  the  western  portion  of  Lakeshorc  Park.   The 
Merced  Manor  School  and  adjacent  playfield  will  be  beyond 
reasonable  walking  distance  (see  Plate  10)  for  small 
children  living  in  this  area.   It  is,  therefore,  proposed 
that  a  2  acre  site  be  acquired  south  of  the  shopping  center 
in  Lakeshore  Park. 

Interior  block  playgrounds  for  small  children  should  also 
be  provided  in  the  portions  of  the  Winston  subdivision 
that  are  more  than  one  quarter  mile  from  the  neighborhood 
playground  as  shown  on  plate  10. 

F.   Streets  and  Traffic. 

Nineteenth  Avenue  is  at  present  one  of  the  major  thorough- 
fares connecting  S?n  Francisco  with  San  Mateo  County  and 
carries  a  very  high  volume  of  traffic.   Synchronized  traffic 
signals,  are  now  provided  on  this  thoroughfare  at  Sloat 
Boulevard,  Ocean  Avenue,  Eucalyptus  Drive,  and  Holloway 
Street.   It  is  proposed  that  the  only  additional  connection 
to  Nineteenth  Avenue  be  at  Winston  Drive  and  that  proper 
signals  and  channelization  be  provided  to  facilitate  traffic 
movement  at  this  point. 

Monte  Vista  Drive,  a  street  now  shown  on  the  official  map, 
should  be  opened  for  one-way  traffic  west  bound  off 
Nineteenth  Avenue.   This  street  is  300   feet  north  of 
Winston  Drive  and  will  provide  a  by-pass  route  that  will 
enable  traffic  bound  for  residential  areas  west  of 
Nineteenth  Avenue  to  avoid  the  shopping  center. 

It  is  proposed  that  no  additional  new  development  be  allowed 
facing  on  Nineteenth  Avenue.   The  street  system  proposed 
by  this  plan  will  allow  all  new  development  to  front  on 
other  streets  and  in  any  rezoning  action  it  should  be 
stipulated  that  there  be  no  access  to  Nineteenth  Avenue 
from  adjoining  property. 

It  is  proposed  that  the  street  near  the  southern  boundary 


of  the  Stoneson  property  have  an  80  fcot  right  of  way  with 
6  60  foot  pavement . 

This  street  will  provide  necess-ry  capacity  for  traffic 
originating  in  the  community  and  also  r    connection  between 
Lake  Merced  Boulevard  rnd  Nineteenth  Avenue. 

State  C oil ogc  S lte. 

At  the  pr>.  sent  time  the  development  of  this  site  is  problem- 
atical.  There  is  a  possibility  the t  the  state  college  may 
not  develop  this  site  in  which  cr.se  it  would  become  poten- 
tial residential  property.   The  community  facilities  pro- 
posed by  the  land  use  plan  are,  in  general,  sufficient  to 
meet  either  condition. 

In  determining  the  amount  of  commercial  area  required  for 
the  community  shopping  center  it  was  assumed  that  if  the 
stpte  college  developed  in  accordance  with  present  proposals 
about  50$  of  the  expected  4000  enrolled  students  would  give 
effective  support  to  the  commercial  development.   If  the 
college  does  not  develop  the  site  end  it  becomes  residen- 
tial property,  the  supporting  population  would  be  about 
the  same  size. 

The  only  additional  community  facility  that  would  be  required 
if  the  area  were  developed  with  residences  would  be  an 
additional  elementary  school  and  playgrounds  for  small 
children. 
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IV    EFFECTUATING  THE  PLAN 


Protecting  ^Existing  Areas :   Tho  present  zoning  ordinance 
does  "rio't  provide  suFFicicnt  control  to  protect  existing 
residential  areas.   The  proposed  new  zoning  ordinance 
must  provide  yard,  area  and  density  regulations  adequate 
to  protect  the  character  of  these  areas. 

ControlJ.ing  New  Development:   Development  of  new  areas 
can  be  controlled  by  requiring  strict  adherarce  to  the 
provisions  of  the  minimum  lot  size  ordinance,  review  of 
new  subdivision  maps  by  the  City  Planning  Commission  and 
by  placing  stipulations  on  areas  that  are  rezoned,  as 
provided  for  in  the  present  zoning  ordinance.   It  is  for- 
tunate that  the  entire  undeveloped  area  is  now  zoned  first 
residential  since  this  will  give  the  city  an  opportunity 
to  guide  development  of  tho  area  in  accordance  with  the 
plan. 

In  granting  any  zone  change  for  multiple  family  use  the 
stipulations  should  cov>,r  the  following: 

1.  Population  density. 

2.  Yards  and  op<.  n  apace. 

3.  building  heights. 

In  addition,  no  development  should  be  allowed  that  is  not 
in  accordance  with  a  site  plan  that  has  been  approved  by 
the  City  Planning  Commission.   An  accurate  site  pirn- 
should  be  filed  with  the  Commission  and  be  part  of  the 
stipulations  governing  use  of  the  property. 

In  granting  any  zone  change  for  commercial  use  the  fol- 
lowing stipulations  sliould  be  made; 

1.  An  accurate  site  plan  should  be  filed  that  meets 
the  approval  of  the  Planning  Commission.   The 
site  plan  should  indicate  size  and  location  of 
proposed  buildings,  size  and  layout  of  proposed 
parking  areas,  including  landscaping  and  screen- 
ing of  such  areas,  and  the  relation  of  the  com- 
mercial area  to  surrounding  development. 

2.  Off-street  parking  should  be  provided  in  the  ratio 
of  one  square  foot  for  each  square  foot  of  floor 
area  in  neighborhood  shopping  centers,  and  two 
square  feet  of  parking  area  for  each  square  foot 
of  floor  area  in  community  shopping  districts. 
Such  off-street  parking  areas  should  comply  with 
the  following  requirements. 
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a)  Screening  and  landscaping:   Parking  areas  must 
be  scroi.ni  d  along  all  sides  facing  or  adjoin- 
ing residential  or  institutional  uses  with  a 
solid  wall,  compact  overgreen  hedge  or  other 
landscape  treatment  designed  to  effectively 
insulate  the  parking  area  from  adjacent  property 
and  enhance  the  appearance  of  the  development. 

b)  Paving  and  Surfacing;   Standing  and  moving  space 
for  vehicles  must  be  surfaced  with  asphaltic   or 
Portland  cement  pavement,  so  as  to  provide  a  well 
drained,  dust-free  surface. 

c)  Lighting:   All  parking  areas  which  are  to  be 
utilized  at  night  should  be  provided  virith  adequate 
illumination,  which  should  be  so  arranged  as  to 
deflect  light  away  from  adjoining  residential 
property. 

3.  Pl°ns  and  elevations  of  proposed  buildings  in  neigh- 
borhood and  community  shopping  centers  should  be 
submitted  to  the  Planning  Commission  for  approval. 
Design  of  individual  buildings  should  be  such  as  to 
provide  a  unified  and  harmonious  development  of  the 
entire  shopping  district. 

4.  Uses  allowed  in  a  neighborhood  shopping  center  should 
be  limited  to  those  necessary  for  the  daily  con- 
venience of  thosu  persons  residing  in  the  neighbor- 
hood. 

5.  Uses  allowed  in  a  community  shopping  center  should 
be  those  nocessrry  to  scrvt  the  normal  needs  and 
requirements  of  the  community  and  types  of  businesses 
should  not  be  allowed  that  depend  generally  on 
patronage  of  any  considerable  population  outside  the 
community. 

Land  Acquisition^ for  Public  Fcilities:   .-.cquisition  of  the 
Lakeshore  Park  playf ieid--3.^  acres--  is  proceeding  under 
a  purchase-option  agreement  pnd  several  p:  reels  are  now  in 
city  ownership.   This  acquisition  should  be  continued  under 
the  present  contract. 

Sites  for  the  following  facilities  are  required  in  addition 
to  those  now  existing. 

1.  Flayfield  in  Parkmerced  -  11  acres. 

2.  neighborhood  playground  for  small  children  in 
Lakeshore  park  No.  3-2  acres. 

3.  Health  Cent.,  r,  Library  and  Community  Buildings  -  1 
acre. 
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There  ere  several  ways  in  which  acquisition  mey  proceed 
and  they  should  be  explored  in  the  following  order: 

1.  Dedication  by  the  developer.   It  is  sometimes 
reasonable  to  ask  the  developer  to  dedicate  sites 
for  necessary  community  facilities  when  the  size 

of  the  development  is  such  that  the  facilities  will 
be  used  entirely  or  primarily  by  those  who  will  live 
in  the  new  development.   In  such  cases  the  cost  of 
the  land  needed  for  community  facilities  may  be 
chr-rge^ble   to  the  total  development  cost  and  the 
subdivider  can  be  reimbursed  out  of  income  from 
sales  or  rentals . 

2.  Lease-option  par-chase   agreement.   This  type:  of 
agreement  allows  the  "purchase  of  a  site-  to  be 
spread  over  e  number  of  years.   A  contract  is 
entered  into  providing  for  lease  of  the  entire 
site  end  °n  option  to  the  city  to  purchase  the 
site  either  rs  a  unit  or  by  parcels.   The  city  may 
thereby  obtain  the  property  for  use  when  needed, 
and  the  seller  may  be  relieved  of  taxes  and  other 
carrying  charges. 

3.  outright  purchase  as  a  part  of  a  general  capital 
Improvement  program.   This  involves  determining 
priority  in  relation  to  other  needed  improvements, 
scheduling  acquisition  and  budgeting  necessary 
fund  s . 

4.  Condemnation.   It  is  always  possible  to  resort  to 
c onderaha t ion  whon  funds  are  available  and  other 
means  of  acquisition  have  failed. 

Relocation  of  L.-ku  Merced  p.chool.   This  will  involve  ne- 
gotiations  with  Metropolitan  Life  Insurance  Company  and 
should  be  undertaken  concurrently  with  negotiations  for 
the  Lake  Merced  Playfield.   A  preliminary  development 
plan  for  joint  use  of  the  11  acre  site  should  be  developod 
°nd  agreement  reached  on  the  plan  by  the  city  departments 
concerned  before  negotiations  are  started. 

Re lo option  of  Fire  Station.   This  is  a  matter  for  negotia- 
tions by  EHT  City  with"  Stones  on  Bros.,  who  have  indicated 
their  willingness  to  give  the  matter  favorable  considera- 
tion. 

Construction  2nd  Development  of  Fublic  Facilities .   Fre- 
TTminary""pTans  'shouTT"be  developed  ior~Eh„  construction  and 
improvement  of  public  facilities  needed  in  the  community 
area  so  that  projects  can  be  included  in  the  annual 
capital  improvement  programs.   Priorities  for  construction 
of  individual  projects  would  then  be  determined  both  in 
relation  to  needs  of  the  community  and  the  requirements  of 
the  entire  city. 
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San  Francisco,  a  pioneering  city,  has  before  it  in  the 
Lake  Merced  community  area  a  challenge  ^nd  en  opportunity, 
The  city  °lso  has  a  greet  responsibility  to  the  people 
who  now  own  homes  in  the  are?  to  maintain  the  high  stand- 
ards and  character  of  existing  neighborhoods.   This  can- 
not be  assured  without  new  zoning  and  subdivision  regula- 
tions . 

In  the  portion  of  the  area  not  yet  developed,  the  city 
has  an  opportunity  to  build  to  a  new  pattern  and  provide 
the  facilities  and  amenities  necessary  for  the  con- 
venience °nd  welfare  of  the  people  who  will  live  in  the 
community. 

Adherence  to  the  disposition  of  l°nd  uses  proposed  in 
this  plan  and  the  standards  for  light,  air,  and  open 
space  proposed,  will  assure  the  enhancement  of  values  in 
the  community  and  provide  for  the  citizens   a  physical 
environment  that  will  give  the  fullest  opportunity  for 
a  good  life. 
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■Table  A. 


LAKE  MERCED  COMMUNITY 
ESTIMATED  FUTURU  POPULATION 


Parkmcrcod  8250 

Other  Existing  Subdivisions  4610 

Winston              (proposed)  1790 

Lang                       "  1258 

Lakeshore  Park  No,  5       "  3908 

State  College             "  2000 


21,796 


Population  estimatos  baaed  on: 

1.  Holding  capacity  of  exiting  developments 
assuming  present  residential  pattern  will 
be  followed  in  completing  development  in 
the  subdivisions. 

2.  Holding  capacity  of  proposed  developments 
based  on  data  presented  in  Table  B,  "Pre- 
liminary Budget  for  Land  Use"  and  density 
pattern  shown  on  Plate  3".  Thirty- three 
foot  lots  were  assumed  in  the  single 
family  residential  area  in  Lakeshore  Park 
Mo.  3. 

3.  Assumption  that  one  he. If  of  state  college 
enrollment  of  4000  students  would  con- 
tribute to  support  of  the  community  shop- 
ping center. 
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Table  B. 


LAKE  MERCED  COMMUNITY 

PRELIMINARY  BJDGET  FOR  LAND  USE 


Use 

Totrl  ^rca 

Acres 

%* 

Acres  per 
mil  capita 

1st  Residenti':.l 

182.6 

27.5 

8.35 

2nd  Res  (low) 

112.9 

16.9 

5.28 

2nd  Res  (tell) 

50.5 

7.6 

2.64 

Commercial 

24.0 

5.6 

1.10 

Institutional 

11.6 

1.8 

.53 

School 

8.0 

1 . 2 

.37 

Park 

28.5 

4.2 

1.29 

Playground 

20.1 

3.4 

.92 

Utility 

4.8 

.7 

.22 

Street 

220,2 

33.1 

10 .  20 

State  College  Site 

57.0 

TOTAL 

720.2 

100 . 0 

30.90 

-"-Percentage  or  665.2  seres,  which  Is  the  ecreage 
of  the  Lake  Merced  community  area  exclusive  of 
the  San  Francisco  State  College  site. 
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LAKE  MERCED  COMMUNITY 
COMPARATIVE  STANDARDS:    DENSITY,  COVERAGE,  OPEN  SPACE 


Population  Density   Building 
(persons  per  sere    Coverage 
Net  Residential)       % 


Private   Open 

Spree 
Sq. Ft ./person 


EXISTING  DEVELOPMENT 

Area  1  (single  family  25'  lots) 

Area  2  (single  family  40'  lots) 

Area  3  (single  family  50'  lots) 

Area  4  (single  family  33'  lots) 

Area  5  (parkmerced) 

PROPOSED  BY  DEVELOPERS 

Winston  (Stone  son) 

Lake  shore  Park 

Lang  (From  Stoneson  Report) 

PLANNING  COMMISSION  PROPOSAL 

2  Story  Multiple  Type  'A' 
2  Story  Multiple  Type  'B' 
6  Story  Apartments 


57 

55 

35 

40 

40 

44 

40 

81 

35 

92 

45 

44 

40 

76 

37 

54 

30 

68 

38 

104 

21 

348 
700 
830 
610 
358 


250 
600 
355 


565 
400 
330 
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